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Tsim URE OSE 9, ef : 
‘purpose of tits re nm ‘i 11.4 Hinde Higa! ‘the 
desnoals viewpoint, the eepert 6 (2) 6) ‘that in this © 

study area one or more redevelopment project areas, if given 
assiatance under Title I of the Houging Act of 1949, will . 
prove feasible and marketable; . (2) to provide sufficient 
Resptuse evidence to ah prel mess estimates of land | 
reuse values a8 herein set forth. _ 


aaty the : wed course of wisiay allewed for seh’ 
preparetion of this report the following sources were 
donteacted for significant fects, opinion, information and 
advice: « Boston Housin Authoritys Gity. ina lnaey f Offices 


Bont cn Hoard of Reel “etate Commissioners} Mags. Industrial | 
nd Revelopment Commission; Reston Chamb ar of Commerce} 
Boston and Maine, New York Yew Haven and Hartford, Bos’ on 

and Albany Railroad Indugtrial Development Sections$ 


various . ‘ngurance © company and real estate specialists; | 
several eng Sitaeret and. Bast Se ox Tete Federal... 
Housing Administration Masanchusetts office; several parking 
let organization; various Federal, State, businesa, real 
estate and sonstruction reports and indices. 


i resp +e ‘rouse : * 
a8. a whole. This fy ‘because doligect cn oF Sitiertis for 

rider Suitable a toe hes so far been general, vine, ne 
Getta redevelopment “project 4: uindaries have been . 
| ipon = only the bros preset, ‘of rouse hae begone 
soars Eis Separd with. reemane sill with the aieredann ity 


Cr Cae 
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or feasibility of this bread seheme of reuse for the vWeet End 
Study Ares, and thus contribute insofar aa it. can to a final 
clear out definition ef.one or more sub-nreag, or projest) © 
apees: 16 eel prenene of -Aumediate fuethersphenning: atudies . 


Ze Reference. is made to Map A for e desert pti on ef tentative 
pe nh of land reuges within the Study Area. Subsequent | 
LTRS: end Giseuselon will deal with these sub-areas as 
xible components of an ultimate but evolving echeme of 
che pili for the weet Endy and attenpt to pose some, of 
the pro's and: aon! * foie attasking the Jeb onet wearea heal ee 

anothere: <«°, " 


whe. Sess evidence. ae tar qual ifiastiens of. ‘the ‘Study aren, 
for eloarance. and predevelorment under Federal and State lawa: ~ 
on hand at the Boston Housing: Authority, Divistew: i Slum 
dlearange and Urban: tedevelopments — 


the highest and best reuse for land in the Btudy Area is 


a so ohn of residentialy,echool and recreational 
ee the iphis pith! 9 pr an indicated tentatively 


=f telat. 
and for purposea of ‘Aieoussi on on Map hae Po 


Pade statenent wiht -elabarated upon ae dotatt later ano 
this. Leporb. ; . i 


ftudy Area ts) ieenheh near the heart of downtown Boston. 


The 
Ite reaidentiel and induatrial market erea extends about 15 
ies pes hore directionss\ its eehool end recreational orbit | 
bor ted tained within ite own self-limiting boundaries 
{th pag he traft o barriers om all aldea; ite parking potential 
be Seame foeetat es, to the demand genersted by. the Mags. 
: er one of the sent vse mon WA popeeas tee 
in all. of ide) ow 


Bhs hogs ail demand 
ude in gener) only a. ee 
he Baling 8 wom families now 


rr ‘this wee soha must be reduced | 
‘ther. than to own, and further to 
aietates the desirability of & v 
net all other housing alternatives. 


Baw tee edd rot saver tO Ghee Haond athe Yo wht tidtwcet to 
teats a of Meo df ae tovoent orudbiteoo gtd. Sil short ybar dl 
Peeler: to «aaere-dge wom wh one to we Etlalteb toe ae lb 
sawtbeda arhenata vochbast wtok perm! a, REDON. ent nf aeets 


wehenines te ae itqtioaed. a 0% ‘A eae od # funn at “earcercelh ‘i 
trompeadve .aetd yANse: Brea gh gi peyee™ baton Mg Phi ioe ho 
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Finally, this seament munt be further modified to inelude “ag 
only those single persone or families who, alone, in combine, |° 
or as a unit, can efford to ey ee 's gost of oceupaney in ry 
new apartments eycmaper 4 to be within a portian of | 
the Study Area. 


aed ae a hove of dnduetrie reuse, it ip not eontemplated 
that railroad feetlities will be broucht in to serve the ares 
ao garmarked, consequently only those firme within the 
Netropolitan Distriet who do not receive or ship in quantity 
by rail ean be tneluded ag potential customers for Industrial 
land. This segment of demand can be reduced, therefore, to 
ose concerns dealing eithor direetly with the. public 
(semi-rete!1) or as middlemen or agente for those who do, 
or to those manufacturers or processors who gain extracrdinary 
lebor and/or distributive advantages from close proximity to 
dense goncentrations of population in the center of the 
Metropolitan a pedpanre 


pe ‘shout: 2 300 000 peuple and 675,000 families live within .« 
15 Miles of Boston's Weot End, with an avernge population y 
nore of about 2,500 persons per square mile. Net effective 
buying power within this distriet ts probably now in excess of 
$l, ‘per capita, 65,500 per family, figures which give | 
Boston a high national renking among metropolitan aress,. 


bine Population and the labor ferce in this district ineressed 
by ebout 9% in the years 1940 = 1950, according to Ceneus 
data, with the labor forse at present estimated at about 
900,000 persons. 


politan Forten inside a l5-mile radius clears 
over 2 billion dollars of retail ore at ourrent 


annuelly 
prices, end: thie district accounts for nearly 75% of the 
wholesale business ot Massachusetts and 50% of thet of New 
Engl ands: Cw th 3 

The Reston, aren: 4e noted for $ ste + ip ada pri and 
ongnand ss ert Nba only of area employment 
normeliy empl marufeo eas ane with aome two-thirde 
of 211 Sensus in industrial ¢ ifientions represented. 


Ite relative invulnerability to shifting economic tides is 
further demonstreted by the fact thet in normal yeare the 
total value of the products of ite ten leading industries 
does not much exceed 507% of the area's total, indieating « 
healthy diveraifieation of =e and production 

t eut the area's economy. 
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The Weet End Study Area is served at both ite north and 
south extremities by public rapid transit lines by public 
raria transit lines connecting st either North Station er 
Park Street Station with all pointe reaehed by the Greater 
Boston mags transit system. | 

._ At itm easterly extremity in Bowdoin Square there 
originates (or terminates) a direct rapid transit subway 
eormmection to East Poaton and pointes north, This Line alse 
eronpes and connects nt Scollay Squsre with all peinte on 
the mejor mass transit syetem. 


Yew, if any, domtown Foston loeations are as well 
served mass transit facilities an the Weet End, so that es 
& Place to Live or work in it 19 highly scceasible st Low 
coat in terme of public treneport, 


Just northeast of the Area and within easy ped | 
distange lies the terminus of the Boston and Maine Reallrosd, 
one of three major rail lines entering the Gey AM The other 
two reflronds, the Porton and pling & and the New York, New 
Haven and Partferd, can be reached by rapid ype dy through 
tee Station to their joint terminus st the South 

BCION.s 


_. The Ares ite bounded on the went by a mejor expreseway 
running elongeide the Charles River Pasin anéd now bnow aa 
the Storrow Memorial Mighway. This highway joine, at the 
northwest corner of the Area, with the Northern Artery and 
the new first Link of the central Artery presently under 
construction. Thus from the viewpoint of automobile or 
truck aceess the Ares again is leested superbly and can be 
reached with ease from all points of the market srea compass. 


Serving New Tngland, and of course vital elements in 
the economic health Sa Cpl ag the Boston market 
aren, are two erent feoilities, the fort of Romton, one of 
the nt import-export see terminals of the sonearts and 
the Logan International Airport in Fast Boston, still in the 
preeess of expansion, ‘Thie sirport is now linked directly 
into the vast new system of exprese highways under conetruc- 
tion throughout the Metrepolitan earee, and is nearer to 
dewntown than the main airport of any other large city, else 
Closer to Turope than any other Metropolitan airport. 
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Lend owned by the Mase. Coners)] Hospital, about 10 acres, 
conetitutes the Lergest single property ownership in the 
Btudy Areas. Continuing use of thie and perhaps additional 
Land tn the area for hoepital purpeser fe in the oity'a 
interest and en important element in the Metropolitan pool 
of foenitnl fecilitier necessery te the functioning of the 
Grester Poston aren as @ popuintion and economia entity. 


This hospitel has e demonstrable need for more modern 
and additional hoepitel butldings requiring additional land 
whieh 1t 45 hoped may be nequired through purchase of the 
Charles Street geil, a property centaining better then 5 ecres, 
from Suffolr County. hia fail io acheduled to be abandoned 
ag poorly located and antiquated for present-day county needs. 
Ite transfer to Heapital ownership and use of the land for . 
new hospital facilities Je logical and conaistent with eaumty, 
ity and Hoapitel interest. fhe Vomit is now tax exempt 
and of gourse would remain se. Thin transfer, if 1t tekes 
place, would be outeide the scope of redevelopment action. 


Ite importence in thie connection lies in the, poseibll- 
ity it presente of solving lioapital needa for more hoanitel 
buildinge without e cerresponding loss in tax revenue to the 
gity.« Conceivably such an sequieition by the hospital would 
preciude the necessity of turning over for this purrese other 
properties now hospital owned but paying taxes. These 
propertien, thue freed, oar continue to serve satellite 
hospital needs mich ae parkingy and tie in directly “ye 

seen agg seotion, ae it may ccour around the bospitel 
Fron a, to maximum advantage both from the hoapital 
the: ‘eaty" F) point of view. 


S and 


) oapi tal ‘expansion phystoally will demand greater and 
nore. effictent parzing ny ie now available in this 
vicinity, Ve are assured hospital authorities that it will 
e@leo require: erate for. firat time of planned rental 
housing and room area 54 Co for hoepital personnel 

off hospital ere gro 8 and financed by private non-hospitel 


aia an spalllais sale ection in the West End is 
proper and gan lend encouragement te this program of hospital 
expansion and community service, it is highly 
suitable, providing it oan be fustified on economic grounds 
and offers the City a fair return on ite investment. 
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ite residential location advantages are many, 


_ of the lend within the veat “nd is therefore, Logical and 
alae worthy of further discussion. No Se 


<property) eonteina about 4 


Tentative Hoaplital-indueed reuse ef Land acquired and 
Cleared around the Hospital throuch redevelopment action 
is therefore Logi¢al, subject to further discussion, 


Land in the West [M4 area 46. overwhelmingly in residen- 


tial use at present and built up to a density of about 


120 famtlies to the acre. Age of struature, density of land 


use, and outmoded narrow streets probably eanstitute the 


principal reagons why thie area ie predominantiy substandard 
in sharacter. ‘ Mae o 


Yet there ean be Little doubt that this well defined 
aren gt11] constitutes on attractive and desirable plage to 
live in term of loeation in the elty, If reconditioned as 
& neighborhood anti redevelored at reasonable standards of 


wt nigel 


‘Megidential rouse, a6 shown on May A, of a large pertion 


iQ 


26000), AoC ec res t tone | 


The Weet End Study trea (exoluding Hospital and Jai1 
S\aeres of land, 5,800 families, . 

and is bollt up te a density slightly exceeding 125 families: 

per sere. Average family sige ie not Lesa than 4,5 persons 


“per family, substantially above the city average « 


The typical faut y hae about 0.6 to 0.7 members between 
sl yp De tadran ‘years, indicating 2ehool population at 
ax 2,200 ehildren through the Juntor High Seheol grades. 


SNTAT! Sobek : Ltycot these goboole in 2,39%, end current 
Add itont eten. Cbery tre ar ede ins eek ool is being fully 


utilizeds::Some.childven in the aree ean and do, at their 
parente’ wish, enter Paneull Sehoecl, en elementary sehool 
‘ose Cambridge Street on Peeeon Hill to the south. 
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These four acheol properties cover about 86,000 square 
feet. of land, with only abowt 42,000 scuare feet, or lese 
than an nore, devoted to play area. The bulldinge are old, 
Sty ba and equally substandard moseured by modern 
all erins 


_» There 18 ro question but that mueh 4f not all of this 

School apace should be replaced. yen though ultimate - 

redevelopment action reduced population within the area by 
as.mugh ae one-half, new school and reereational feeilities 

eure $ti11 be needed, not oaiy for their own sale, but 

alec to aid in 1 reconditioning ef the neighborhood, 

and thus. 2 ris ting, to the stabilizing and eshaneing 
gvercait of RON in new pov nist properties of 
future. 


ao TP Joint public and parechial use eould bo made of new 
playgrounds and recrestione! areas planned, it ie likely 
thet 4.40 5 acres. would suffice, approximately as indicated 
on Mep ft, evb-avea FP, 


sn a i the northeast ound , just outeide of the Study 
Avea there are many existing i uses definitely adverse to 
Fine en residential use of this section of the vent Ende 
he elevated street-car traexe of the #.T.A. run perallel 
to srea bounderies here, {ically turning away past the Horth 
Station to the east. Land between Lowell. Street, a boundary 
Line, and Nashua. Perees ~ bleeke away is prineipally in 
py tg use, and just beyond Neshue Street lie the tracks. 
ech yarda of the “north Station. 


sett ing thie situation, there is .et present 
PE ppg eats just, outside thie of the area, an 
portan tha Cen: trel Traffic | ry, both ‘008 
and slevated, Pes red to cennest downtown sections of this 
Artery with Sullivan Square (in Charlestown) anc the wystie 
iver Bridge. one of an overpaes: nonnae the Ponte: and 
Mem Aelir 


seth airs reuse of elesred land on this northeast 
ata of the aren is made more difficult st11), beeeuse o: 
exposure and slope. This land Imecks aun and is Moretea 
by the. cold winds of Fall, Winter and Spring, but, 
heenuse It is lower then interlor land to t} southwest , tt 
is Santee the benefit of prevailing summer winds from the 
southwest, 


Lend on this. aide ef the Study Aves is believed ia be 
vot! spnnd taba and ummarketable for private enterprise 
residential reuse, but if properly buffered by street pattern 


“@ 


arena 000498. guede + yf snot £ wet camel 
awed “tt vdeok. he curgn 3905 ued wines fy beet eo 
ONG ere anki i tutl ‘on horn yale © veh eetne nah 
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and elope, could well go into industrial-wholegsale-commereial 
reuse without impinging on residential values in other 
portions of the ares. 


Tentative Gub-ares © on Man A roughly bounde the portion 
of the Yeat End thought te be moet suitable and marketable 
for industrial type revse. If thie land were levelleé to 
Lowell Street erade it would average about 15 feet below 
residential and recreational lend in the interior, end thus 
govetitute a somewhat solf-protected industrial strip of 
around 5 to 6 ecres, Being adjacent to excellent public 
transrortetion, major highways and expreas routes and rail 
freicht terminels, and reaching out easily to e large lebor 
supply, it should be readily morketable, and in development 
gerve 48 an enlargement of the nearby North Stati on-Haymarket 
 @ietrict, which is essentially semi-retail, wholesale, 
warehouse, light manufacturing and office in charneter now. 


In order to aceomplish cemprehensive residential 
redevelopment it wil} necessary to reserve an srea or 
areas for convenience shopping needs such ee food, drug and 
service atores provide. The many amall shops and stores 
now santtered through the interior of the srea will be wiped 
out in clearance, yet the need for their function will remein. 


While 1t 49 @1ffieult et this time to determine exactly 
where, or how large, a shopping aren should be in order to 
fulfill its purpose in the completed redevelopment scheme, 
4% 42 likely thet a shopping strip can serve both as a needed 
facility and also as a buffer between residential, recrea- 
tional and perhane industrial type reuses,with a land area 
of not over @ acres. Thies would suggest a loeation somewhere 
in the waist of the erea, with a minimum reservation for 
“aaa nae ge with most shopping done on foot or by 

VOrye 


 Suesessful development of residential areas as now 
planned st deneities around 60 families to the aere would 
assure svecessful marketing of any logically sized and 
located retail area ac a satellite operation. Detailing must 
await more precise study aubsequent to this reports — 


Centrality of loeation, bigh land velues, ease of 
transportation of all types, proximity to big eity amenities 
of all kinds, advantages of all necessary utilities and 
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servicers - all of theto constitute basie reagone for a 


relatively hich-denaity residential reuze wo to and conslatent 


with goneral eity planning etendearde. Multi-family rental 
unite are, therefore, the only trre of construction worthy 
of gonsideration im residentisl reuse planning. 


in the Preliminary General Plan for Boaton, dated 
Yr 1950, and publighed by the Boston City Planning © 
Board, the West End Study Area ie indieated sa « proper 
section of the eity for high-density residential une ~ 
AO and over familiee per net sere, 


Preliminary redevelopment atudies to ‘one have considered 


new apartment densities up to 65 families per net acre as 
Spine feasible, with two basiea apartment schemes, the three- 
story garden-apartment walkup, and the multi-story opal i 
etruecture, being selected ae the mort suitable building t 
to effectuate redevelopment waar at these densities, eith i 
alone or in combine. tion. 


From the marketing viewpoint the i asaeie kee oexrden~ 
apartment would seer to come elonest to meeting that portion 
of demand represented by yome married tempat internes, 
laboratory specialists and deators with emall ehtidren. 

Thie type of building aleo sugeestea advantages on the 


investment side in that less capital per building would be Ci 


required, vite, more potential developers might be in a 
position to undertake construction. For these and other 
Yeagors a redevelopment scheme developing from small begin~ 
nings or stares gould perhaps be mont easily effectuate 
using the garien-apartment plane 


Multi-storted @levator apartmenta, on tho olen hand, 
would more nearly suit the breed band of intown apertment 


we which i@ largely composed of individuals or families , 


without children. This type of building, while resulting 
in a aubstential number of suites within each etructure, 


and a consequently larger inveatment per structure, develops , ‘a 


& much lower building qowemage ratio with comparably higher 
amenities in terns of light, air, view and open we sal and 
ah pny fame tine can create a more diversified interio 
psa pae ge ranging from amall efficiency apartuntitis for 
uals or couples to two~bedroom suites for families 
peer nore apace. 


In a way, therefore, the multi-story apartment type / 
Togteally: the whole market better, althourh there would 
(Logit 


he N 
re 


‘Lly> be fewer developers ‘capable ofiundértaking corstruction. 


. Either type should find a market in thie loostion at a 
price, and the ultimate euecessful scheme of residential 
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redevelopment may well be that which combines beth kinds of 
atructures in relative balance with exch other. 


2+__Industrial 


Tt waa previously steted thet the sub-area tentatively 
reserved for induetrial reuse would not be served by 
railroad facilities, although 1t is leoated very near to a 
major railroad terminal, This ie bessuse of the extreme 
ct A of the highway, elevated srg ratiway, and 
traffileepreblems lying between thie of the atuty Arwen 
and the main railhead at the Werth Station yarde to the east. 


An attempt to serve any part of the Study Area with 
divest ratl would be gomrletely impractical, and must be 
rejested from the start. 


However, while thie laek may eliminate interest on the 
pert of pon & large coneerne seeking downtown Leoubhote and 
needing rail, 1% 14® nevertheless and obviously true that 
the crest ma jority of semi-retail, wholeasle-commercial, 
Light industrial and even warehouse-distributing oe 
tions in central loeatione et present are aireat 
rail aceess, and in most cases have no need for it, ‘eines 
they both receive ond shin entirely by pal nag 


Sines these are the kinds of business conserva thought 
most suitable and likely to be interested in a West End 
logeation if available, lack of rail in this instance is ne 
deterrent to marketing and reuge. 


while some such companies may require substantial 
building areas in which to operate, they are for the nost 
part amall independent organisations which — gales 
and digplay with modest gooda-stecking, or who manufacture 
pense + Weis or repair and precegea goodie made by others 
or whieh warehouse sawplee and se11 against 
stocks onete elaewhere either by others or themselves, eto. 


There are the types of induetrial firma thoukht. moet 
sulted to the ea under diseugsion. A partial list 
of wustaeeied in suoh se so would inglude upholsterers 
and furniture dealers; wal! rand interior paints, 
varnishes, polishes, ete.3 ah earpete end tapestries; 
household appliances; radio and "televieion equipment and 
supplies; plumbing and heating supplies; ritehen equipment; 
wholesale ATURE y Pitcaatas | oh tolletries; wholesale Liquors; 
laundries and dry cleaners ae se produdtes in short, 
a wide variet nat malt ah oh agi having a strong 
affinity to the center of any big ity market area, ite big 
industries and, ita consumer needa. 
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wh bs hig that the nearby North Stetton-Heaymerket |» 
seas ot of t he ON, Ae Accel now with businesses ‘of white 
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eee wiersct sete ere and genera 
aanseed’t runs ne vagede ‘of the Mesa, Ge perel ry Howbtpat y at se ae 
@m thet Land tn the Sty P hyek to be Cleared end re reused © 
Tor this purpose Maced gontimie to return a ronaonable 
revenue to the elty either in the form of taxes or under a — 
ground, rental arrangement 


the ure eof tintted Péderal drant naka henna aid 


ONE oh a2 at heepital uge does not seer Tensonable 
on any Sadia” “troee finda could be better used Under © 4 
redeve reLopment r ani _ @lBewhere Xs the oitys ) ” 


i thts a fig" ‘the psi 44 geome to ue that 4 ie 40 ‘ke 

be oleared ro ates 1% should be metohee, y integrated inte 

the overall redevelopment ne — herder alee hoapitel 

F 7 Oe dones & craters: i 

6, oY be arg 1 sone brew at 

tal ay roatad wider thelr ow’ supervision . 
ould be @ one ommarable beats of 


: lend 4 ne ensue re: incavt Pp ™ “‘ogen bene 
sauehe offeatin gon the residential redevelopment ee 
‘8 2H ' ya ty yeh pr ten will etther de devel oped iiteetiy 
! died onetime’ ak Orginigetions or gold to 
aspera ah for congtruction and ie 
Nay Pp ihe Apo een ges ness ial te 


pn as : chia, on re A . Lies on Bt rather 
sr ve from the Storrow Memorial Mi ehw 


Street on the north (elovats y 16 
) toe Qual ‘crow or ridge 44" ‘alone. 
a teprotimate center and 50° at the extreme 
, A Tine running fue northwest from this 
gorner ball fais hares to 36', rise again to 44' near 
the midpoint, and then fell greduelly te the 16' perimeter 
level just deseri bed, 


SS A cas. 


aE 


A anges ok 


Kospitel end gail property adjacent to the seuthwest is 
filet st ebout 16' sbeve sea level aleo and Cembridce Street 
on the southern boundery falla steadily from around 60' to 
the 16' low level tn a westerly direction. 


_- A@® gan be seen by etudy of « contour mep in relation to 
the tentative eub-sreae deliresated om Mop 1, 811 of the 
higher ground on the ridge within the otudy Arem felle within 
Sub-oren B, tentetively sarmarired for echool end recreational 
reuse, enc fub-eren =, the largest single aub-eeetion which 
hag not beer previously tevched upon dtireetly in this report. 


, It je commonly found, in mest elder cities where hove! ng 
decay hee developed in certain eeetions, that the worrt 
housing and living conditions eventuate on low or lower lying 
land. In generel this ie true in the Veet End Area, for the 
better housing by ar4 lerge i¢ up on the ridges, particularly 
at the southeast corner in Sub-ares = on Lynde Street, the 
eaet side of Chambers Street and aleng MeLean Street. : 


In this sub-eres is believed to lie the best opportunity 
for private enterprise rehabilitetion and reinvestment, 
unaided by redevel nt action except in a neighborhood sense. 
Current reeietande te blight or well be converted here into 
direst private owner improvement of exiting propertica— 
provided “Redevelopment” can rest out adverse and blighting 
furrounding Lofluencer and creete a new Veet End enviroment 
and addreee value in the reat of the Study Aree. 


Tt te net uniikety, therefore, thet 2 good rortion of 
the high land in the aren as ea whele will be excluded — 
ultimately from further etudy under the redevelopment program, 
previded euceesetyl preject development eleewhere in the 
lower lyfime sections can be suecesefully cerried cut, 


Pessibliities ere geod thet river-front amenities and 
wine land planning end srehiteoturel design ean be made te 
offeet the usually wofevorable aspeete of Low-Lying Lane on 
now residentiel development in Sub-aress 1A and 12.  Ineofar 
ag multi-etoried apartment buildings ere a possibility in 
reuse of these auberese, the upper etories of these structures 
will have an eminence and view purpresing anything sround then. 


Aa for industrial reuse tentatively planned for Subeares C, 
this would be on low-lying land and well buffered by slope 
end intertor etrest design where existing eontowrs provide — 
a naturel division for this ue¢e ageinat adjecent residential 
or achool and reerestional imprevementse 9 
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«The Study Aven, ae bounded for purposes of thie report, 


gontaine about 46 aeres of lend, of which about 12 — 1% sares 


ere tentatively planned for clearance and residential reuse, 
5 = 6 seres for industrial reuse, 4 = 5 scres for sehool 
an@ reerentionsl reuge, 15 - 16 sores for rrivate enterprise 


rohabilitation uinided, and 4 ~- 5 agree for Hoapital parking. 


hed balance at the Land area would be an atreoti. 


eho irom the standpoint of sub-ates gine, ote for 
both residential reuse (Sub-areas 1A and 2A 

enterprise rehabilitation (Sub-area E) may be held baok 
somewhat by the scope of new dnvestments needed to carry 
fut redevelopment hepew and plans to their fullest extent. 
Por instance: - 


12 — 15 acres of residential redevelooment, Af 
so ag Om at ome time, could mean the dleplacement 
up to 1,500 femtlies, and require an invertnent 


t might reagh 49,900,000 over all. Yorgetting 
poe writedowm requiremauta, beth thea figured. 
i ym peunte on ‘the besis of ative alone. Th ia... 
fs herefore probable that residential reuse will have 
te be aporesebed in hans ta be fonstule phyaieally 
poem 2 ype rg Ai 


hy t @ rehabilitation on high ground may preve 
tiga] avd possible as an aftermath to suecesatul 
opment setivity raw sbkeut, but in those 
portions of Gub-area © whieh are either beyond 
Bh rehabilitation, ox on lower ¢ or now scontain- 
ing eecheols and play areas prebably acheduled for 
-@losing = im these cases « new use for cleared 
- Lend must be food. Whether ag obi eapiual y 
vs unaided imany direet way, can be expected to fully 
yoer (staey out tie aanuaahtarioe 4 and new cougtmetion 
needed to thoroughly rehabliitate the whole vill 
eee ath-ares: te. atime ly Pr elgne yer 


we an S Bye between the higher progea anc industrial 
raat or in a G, or again in Subearea FE, 
between @ md Elossom Street, where land gape 
may be le ase mcis promi and ad juetments, and were 
housing nearby ie y re septate Lay a: Sie 
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| tentative size and shepe of Bub-sreas 0 (indugtrial 
reuse) and D (Hospital parking) present ne serious problem 
in a marketing way. Neither is so large or so unwieldy 
physically or in « doller-invesatment sense as to rose any 
ob ous preblem in a metropolitan market area ae larce as 
; On’ Be 


Sube-area By, being earmarted for needed achool replace- 
ment and expanded recreational use, presente no size-mnarket 
problem either, In ovr opinion sughean!investment will have 
to be made in the future in any event, to ensure a reasonable 
chance of sueceasful redevelopment throughout the reaidential 
portione ef the lerger Study Arena. 


Residential and industrial reuee areas, as tentatively 
laid out in Sub-ares 14 + 1" and Gubeeren ¢, will enjoy a 
high identity value et all times, Extremely heavy automobile 
traffie will pees by elone the miver front, to and from the 
Northern Artery, and on the new dentral Artery and North 
Station overpaes. In addition, the elevated street railway — 
overlooks both aresa ee it corrles commuters and shoppers 
between Lechmere Station in Gembridce and downtown Boeton. 


‘The advertieing value of a bigh-identity loeation needs 
no explanation, and showld preve to be a definite ald to 
marketing the industriel lend area. 


™ the eentrary, the nolee and general nuigance of 
evy auto treffiec passing by the residential location may 
more than offset ite edvertising advantages. | : 


Por thi2a veason it will be neceseary to use every Bkil1 
in lend and building desian in the redevelopment of this 
ares, to ensure thet the enorcechment. of traffic noises and 
fumes io minimized to the greatest possible extent. 


aren D, tentatively earmarre?d for parking reuse, 


will enjoy relatively high identity algo from the Canbridce 
Street traffic flow. This ie largely thre treffie, 
however, and because thie parr) eeation is eseentially 
tied to Noapitel needa only, will probably heve little 
meaning marketewlse. : 


be Jue O7 1 BC Ub l eee 
| Study of existing date on known aubsoll conditions in 


the Study Area hes been asaigned to others for collection | 
at a later date. It is our guess, however, that in general 
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all lend ebove the 20' contour line ingide the ares is 
probably soli4 and cood, although there may be amell areas 

of fi11 end ash between outcroppings of ledge around the 
Ad and $0" erewns (see contour map). 


The balance of the area, 1.¢., @11 of Sub-area D and 
the outer low sections of Subeareas 14, 12 and ¢, is 
probably filled tidewater land whieh will rene te construction 
on piera or piles in redevelopment, . 


Ae for utilities, the entire area is served with water, 
gas, electricity, storm and senitery sewers, end s11 
gommuniestion services, which should be advantageous from the 
murketine eide, The extent to which existing utility Lines 
will have to be a IS a ané rearranged in redevelopment 
cannot be measured without thorough study based upon future 
gonerete prejeot deaian. 


It has already been mentioned that @ nucleus of demand 
for new apartmenta exista on the part of Mospital personel, 
ag area © by Neepiteal authorities. A careful survey of the 
ehareoter and rent-payine ability of these individuals and 
vier 94 wilt have to be gee ened by ge ok 
under its gurgplesspobefor plane to evelop for 
this need san be tested further. 

The Urban Redevelopment Division of the Boaten Housin 
haste ty has been eprrosehed by four separate and responaible 
real eatate development groups who have indicated at least 
initial interest in discussing the ereation of new apartment 
jeg in the Yeat End. This te a good “ that acts 

thought to be sound at « residential location, 
tole oF 0. Neriehiyy SeheveLeone’ plane for sessicning up 
‘ei or 13 seres in Sub-areae 1A sud 2h to this reuse, 


ean nee been no attempt made ae yet te test megs tia. 
redevelo interest and goneurrence in preliminary Jud ts 
to the 1 toot. nat. Reretiee suey Cc vives be o readily marketable 
area for certein industri 


However, tt ts our co prox thet for many reasons 
already aisonssed, | goes Sabon oe ba. pe>er rcp ly 
exeellent accers y» promt Mong Ps ation, 
level and mostly aoe a pe g erattab lity. of etn ‘utilities, 
and #0 on, this general seat! liom of the West End should 
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properly become industrial in revuee and will find a ready 


Gene re]. a for thie position oan be brought to bear 
in the form of Dag port displacement of many businesses 
ae a result of master hig my teabings and continued extension 
of the Central Artery oer the next five years; (2) a 
continuation of good general bueinerss; (3). the impressive 
volume of new industrial sonstrueticn in the Hosten district 
a8 a whole since Yorld War It: (4) the pressure to relocate 
in more efficient espace resulting froma combination of the 
general age and inadequacy of exieting andustrial plant, 
and rising costae of operation, particularly labor and 
handling charges; and finally (5) the poor quality from every 
Mor gyi of yooant industrial epece avealleble, which is ne 

better than, if as good ag, apace now ogcupled by presently 
Aieeetisfies tenants. 


Sxvept for marginal firme whe must pay cheap rente for 
cheap quarters, the only meane of satisfying pent up demands 
for better space in downtown loeations Lies in new conatrue- 
tion. ‘There fs very little damtown lend avallable, and 
none better located for most purposes elted ( see Mest Likely 
Ranaaeeeanes Tynea). | 


ping 


Generel aiseuasions have been held with two important 
Ho bg ng lot organizations, beth of whom evinced interest 
er certain conditions in either leasing or owmine Land 
to be reused for ene iai ty Hospital parking. 


tie theahtan gonetruction in Sub-areas 1A and 24 iz. 
pe, (ke ang ted to be a gombination of testory masonry, semi-fireprocf 
keup apartments, and multi-story first slase fireproof 
elevator apartmen Be 


The first ‘type, if bullt according to recent ap 
experience in the Bomton area, will probably average 3 ~ 
rooms per guite, 700 te 900 square feet net aren per ari, 
with construstion ecat at today's prices _— $10,500 
per suite for buildings only. 


secant. type. will probebly. averare 2) - 3 rooms per 
’ OO square feet net ares per suite, with con- 
atruation cost at tegay a prices between 710,000 and £112,000 
per suite for buildings only. 
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tal gonetruction in Subearen ¢ is expected to 
be a combination of two- te four-story warehouse and offiee 
type buildings with oteel freme, sidewalle of pa ~— 
einder block basking, on slab foundation, firepre 
@prinklered, and costin +i at today's prices 46.00 rd * £8.00 
per squere foot to wath 


Until 4% ean be denevstrated to greater satiafaction 
that eage garage conatruction will a a out in Subearea Db, 
it is aul terpated: that parking areas thet my be ereated 
here will be | lotea, the oost of surfacing and preparing 
betng relatively ne Ligible, snd with no structures other 
then aca) attendan’ o' sheds ebeve ground, 


Pha ‘tyne and cost of new school facilities thet may be 
placed upon the ground in Sub-Arem B is obviously outeide 
the seope and province of this report. 


‘ ‘with full aogmn: how ef the Logal Pelle offiee, a 
quiok atudy was made of F.R.A.fineneed intown apartment 
gonstruction from 1946 to the present. 


Pive three-atory walkeup garden apartment ventures 
were constructed rg thia pertad with F.NsA. finanelng, 
=! in Pn iat 4 B~1949, and three - Arookline in 


aes f semen advances and nernanent ftret uwortrage 

ft page a a¢ developments war insured by F.M.A. 

under Title vi Poretien “608" of the National Housing Act. 
ead Perryence resulted in this thumbnail sketoh 

or tl ypieal” dwelling unit? avera. cont per auite was 
“ry peo ite was 3643, and —— 

| r) per a wee + reggae — 

suite was 90 per month « 


; t sohedutog in each instance wig set up by PelleAe 
So to return ‘on the investment, with real estate ° 
taxes estiuated in advance at SO of congtruction ecet or 
replacement Goat. 


Taxes © sotualty levied exceeded pre pre~oceupancy costae p 
every care, both because of higher valuations 
beesuse of mining mil hadi Singe 1942 the race Aral tes 
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pete has anereated from £39,900 to £52,°O per thousand, an 

¥ Brookline sinee 1948. has tnereased ite rate 
«80 to (40.20, an inorcase of about 16%. Naturally 

ee eb od have hed to be tnereased in these five 

po agen and Maliehs hag approved the negessary ad just- 


| ‘Gam ekeabtton costa are 10% = 15% higher today than when 
these garden « nbe averaged to be built. With due 
allowance for inerensed taxes heretofore mentioned, it 4 
likely that these developments, if rebuilt now, would vena 
in "typieal” dwelling unit fievres more nezrly like this: + 
average cost per auite $9,600, average rent per rode 931.50 
per » average for rooms per suite 3.43, average 
rent per suite $108 per month » 


In the sane period two multi-story elevator gaol 
pulldings were oornetrueted with "608" F.1.A. financing, one 
in Preokline in UDAB$LOAG, and one in Boston tn LOSL#1L9S2 » 


The "t ypleal” dwelling usit, based on on pre-ocaupaney 
Latiekteesin these two eases ghowed wp like thig: « average 
ph Eyl eee £10,275, average rent pes room E 

rane number of rooms per suite 2.78, arerngt rent 
ead weite “127.50 per months 


Lacenent of theae pullé tee today with aihensty lesa 
tnerense in buildin eost and texes (the Doston rate since 

at F120 or 25%) would probably result in 
awellis Rage os figures nore Like this: = average P 
- eont per auite 411,000, average rent per room $50 per month, 
average nunber of roomea per suite 2.75, average pond Maas 


evn: Induntivher rents now bein dct id yn enter an 
pgheasry “oF pt bay previous) sted as being most 
Likery to deaipe apace in Sub-eree ¢ yah from $0¢ per per square 
foot for loft space to 41.50 per square foot for semi-retail wl 
or wholedale-office, # showroom end sales ‘Pooms « sort | ae 
manufecturing space: downtown ranges in rent from to $2 oY NS 
per square f foot. 


wiiptestedie:, view of the hich Loostton vatue 9° the, tand tn 
‘Sub-ares 6, and with construction costes for suitable new 
‘bulldings dotimated ‘nt $6,060 to meng per square footy and with 
p at of construction cost times 266.00 per heise 
thousand, it te witikely thet average rent per squere foot 


diner ‘ 
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ar all types of view apace created. gan be brought below 
215 per square foot. 


_ thts figure, although higher than men prospective 
wood ae may mew te pa ing eaten Sag may se tinefficlent 
pence + Oe sisig tin be at straight warehouse or manufacturing 
be made to bring in [2 .00. per aquare foot or | 
a better, and offies oa and showroom ascomiodae 


ti ons gan be marketed near fy) #1650 per square fect. 


Under preaent conditions we believe theso rentals would 
Prove out. , 


While the ee money market ts tighter than a year 
ago, there 16, theoretioally, an ong ets of free .. 
funde available to finance easily even t 
gn 9 devel aqua’ Shapbesidnind Piamed” for Subeareas 


a 


in practice» ay noig lending. institutions are perhaps 

leret enutious in placing mortgages on per imankias 
income properties in Reskan’ with ite high tax rate and 

fiseal experience over the last twenty years. 


This means thet unleas. f 
tenvy equities sre dewminded where traditional. mortgages on 


properties ere taken, if indeed they are taxen at all. 


Om the equity, wid BCD,» potential sponnors of new apartnent 
developments mt yeers have been eaualiy heeltant to 
venture #iszeble anounte of gaplitel in residential ineome 
e@. Nenl entate tax SP thsevib inition, geareity of 
pnw cya yas residentin2 fc: the Mae bh cont. of eer 


he the. d uLty eur . 
bud acainat under rent ~eontrol By and ¢ the Fh ie ve atirac- 
tivenesa forme + ane probat y anong 


the main aes Feesone for th this timidity. 


f ig consequence, She slew of new noney nto downtown 
sows develormment hag been, for ma 
vl trickle oT egg.) a atroam, and it geome pecllwoy 4 thet 

an wusually attractive achem of financing, tak full 
on oF all existing Legal tools ert aide, wh a he; 
to. er aed promote residential rouge Lo 
Sub-ereas 1A and 24 


up 
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Sueh a aeheme, im ite evolution, will be thet which zs 
attains maximum security of inveatment through prev iding the ¢ 
“wight” rentel accommodations on the land at the “right 
price, 1.0., below existing competitive rents for equally + 
food. lecations, thus assuring a margin. of safety through the 
early years of amortization. Accomplishment of thie goal 
wider present conditiong will be difficult in the West End 4 
area without land development and processing: assistance on 
the cost side, partiel tax exemption and limitetion on the 
ae PI ami a high demree of mortgage ineurance on the 

Me Bide, 
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Tn gortragh to aforementioned difficulties thought to 

be deterrents, if not obstacles, to residential redevelopment 
in the Study Area, industrial reuse of Sub-ares ¢ should be 
readily fineneed under existing market conditions as we see it. 


New indugtrial plant ie attracting fresh investment money 
steadily and auecesefully, with mortgace terms running up to 
20 years, aubfest to 1 and atrong leasea, and with interest 
rates generally 43° on the better risis. 


Wet 
Ava 
‘Elimination of Reguletion X covering this type of (od \ 
construction will make possible 60% to 70% mortgage financing, | - 
and equity money 1a believed to be very partial to thie type YA 
of {ovestment at thie time. i gee 


Of emirge both esponsora and mortengeen demand tenants 
with high eredit retings and atrong lease signatures on 
more or lesa single purrsse preperetnn, we 1 that many 
euehr tenants ean be attracted to Subeares ¢ If present 
conditions continue in the market place. 


fhe purghawe or lease of land in Sub-ares Pf for Hospital 
perking will not present ea finaneing problem unlese a 

substantial eeee parking garage ia ultimetely decided upon 

ag necessary to accomplishing redevelopment and/or toapital 

aims. Th suoh an event, financing of thie sort of improvement 
wottld be in the epeotal-purrose category - if such a purpose iN 
ia Glearly fn the interest of all concerned, leck of ‘ 
fineneine te unlikely to ill tte prompecta. 


Prevision of new echool and additionel reerestional 
plant in Sub-area 5 is, under thie heading, a problem in 
municipal finarge., Again, if the need and purpose are clear 
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and beneficisl, the money een preeumably be found in direct ce 
oor junetion with other redevelopment metivity in the eres. 


oo *-- Sheseasful residential apartment-type redevelopment 
in Sub-areas 1A and 2A seoma possible only if the West ind 
as wnwhole ia to be reoonditioned throughout. In sush an 
event, this well ingulated esection of downtown Boston may 
take ite place as one of the moet desirable places to live 
apartment ow 18 « : 


F ee Spee Doak : ; 

“Phere are reletivel few chotee apartment house of Fi 
“adresses” near the center of the Bosten aren,within 

6 miles of the State House, ue sy 


The nost Gontiguous and imposing strip or belt of 
predominantly high grede apartment house lend in use is 
that. beginning on Beseon ill (in the center of the sity) 
and ramming slnoat due weet through the Peck _ and, Fenway 
seotions of Roston, parts of Treokbine, and a sliver of. 
Brighton (an cuter seetion of Boston) ao ack 


No lese desirable in preatige, though smaller in area, 
1a thet section of Cambridge immediately surrounding Harvard iy 
Square, Mervard University and Radeliffe Gollege, the apckes _ . 
of which ere Mt. Auburn, Brattle, Coneort, Garden, Msi 
Massachusetts Ave., Oxford, Kirkland, Cambridge, Drosdway 

<a Eary ard Streeta chro} i oe Via ee bib) 

Of glightly lesser importance, because relatively less 
land te in apartment use, out still ewank in terms of 
apartment addreas, 16 s small etrip in the eity of Bosten 
ynown ac the Jamedenway, phe pe perallel to the Brockline ~ 
Boston Line between Jamaica Pond, the Jamaica Pond Parkway 
and.Genter Street (Jamaiga Plain distriet). 


‘Map B locates roughly these choice apartment areas in 
relation to the West Und Study Area, designating them as 
Rag Sey, Fenway, Breckline, Brighton, Cambridge and 
Jemnioan Plein respectively, 


Since 1946 privete enterprise performance in producing 
new apertnent secomapdations in downtown Boston and vicinity 
has been strictly Limited to these sarees, and only @ modest 
number ef newunlte has been built. 
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HIGH RENT APARTMENT HOUSE AREAS SCALE IN FEET 
ACTUAL AND POTENTIAL = 


IN THE BOSTON MARKET 


( not low density ) ( PREPARED FOR CONSULTANT'S REPORT OF OCTOBER, 1952 ) 


A WEST END SITE WEST END- STUDY AREA 8B 


URBAN REDEVELOPMENT STUDY 
BOSTON HOUSING: AUTHORITY 
URBAN REDEVELOPMENT DIVISION 


BACK BAY BRIGHTON 
FENWAY CAMBRIDGE 
BROOKLINE JAMAICA PLAIN 


Some of the reasons behind thie Low rate of preduction <7, / 
of now ppartment buildings heve already been touched upon ——“ 
under the heading “Availability of Financing". f One Taportant 
addition should be made to the Liet of ecbstacles - nanely, 

upon whieh to build further in these , 
-rent, prestice apartment districts. wWhet land remains 
ie either physically undesirable, or too expensive to 
process, or zoned against edditional high-density residential 
use, In the latter instance, 2one changes, perbape proverly 
20, ere extremely bard to sccomplish. 


For a variety of reasons, therefore, new private 
enterprise apartment construction since World War It hae been 
meager, totaling around 1,230 newly erected apartmente in 
these choice districts (and little or nothing built elsewhere). 
Sinee 1946 there have been 3 buildings totaling 269 unite 
built in Poston (ireluding frighten and Jemaioa Plain), 

7 bulldinge built in Cambri totaling 510 units, and 
8 buildings erected im Brooklire providing 451 units. 


This sume up te 15 new apartment buildings providing 
oper vrieee hardly an encouraging volume in a merket ares 
bed hie sige. 


Phe approximate loeation of these recently orenied nc Me? fone 
_ @partment structures is likewise shown on Map B. (Iw these 
“instances te prices valid for land alone, or the nortgarce 
valve ascribed te land by appraisal, ryaeee 25% per 
ied a to 65.50 per equare foot ("River House” in the 
Vie 


The averace land price wes between 75¢ and (1.25 per 
square foot, and average building coverage wae about 60%, 
1.@., 3 re feet for tulldines to every 2 aquere feet for 


lawns, dr yeways and parking. 


. Average Gonnasy ne about 75 families to the sere, 
ranging from about per sere for the Lowest density garden 
ype walkura toe 140 per acre and 175 per acre re vely 

for the "River House” in the Baek og § and the “Severeign" 
in Brookline, both multi-story elevator buildings with 
basement parking ‘garage. — , ; : 


" Naturally, the highest land value followed the highest <— 
Gensity and higheat building coverage, and this will alwaye 

be true, because exch square foot of land so utilized earns | 
& maxim income in use efter development = hence has the 
highest velue, ' ae oe ’ 
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If later studies demonstrate that the market will tae. 
similar or higher average denaities in the reaidential 
develovment of Sub-arean 1A and 2A, it ie apperent that higher 
~ values dan thus be obteined in resele of elenred land. 


Tn the memantine, on the asdumption thet weet End dent pee 
for reaidential reuse axnnot be expected to exeeed in value, >-/ 
at similar densities, the best average postwar experience ioe 
1m ehoise competitive lowstions, it ie tewtatively eatimeted 
“that the ave reuse Value of lend ready for enay devel 
in Sub-sreae 1A and 24 should 
or O54 000. te £55,000 per net acre. 


AB we view it, anly extraordin: detgihe~of-exbunl-narket- 
xperience ags#istance in the form of ‘ax exemptions (under 
Sharter L214 of Mana, Genorel Lowa, for instance), or extremely 
effieient bullding Sperations (such as one large, integrated, 
corporate development gompany might produce) ean be counted on 
to reise reuse wee in reaidential development above this 
id enjoy a higher 
md a breader base of demand, so that the land 
whould refleot ea highor valug. 


, Tt fe noted that this @atimate of $1.25 rer square foot 
ie for gll_of the lang in Subesrwes 14 and 24, portions of 
which may bring more-and some leas. A few remaining email 
parcels, zoned for multi-family apartment use, and located in 
pet Brookling® areag, are par a held for enle from 
1450 te 84.50 per square foot. holdings only serve to 


nie gize that west End acresce for thie type of reuse must 
e@11, ready for emey develooment, at well below this figure. 


Under Huon Likely Redevelopnent Types" was deseribed the 
character of demand believed t¢ be most suited to relocation 
in industrial Sub-ares ¢, and this aubjest wae touched upon 
further tn other sections of thia repert dealing with the 
industriel aepecte of redevel opment in the weet End. 


Alth 1 the Trdustriel Meret Ares extends about 19 miles 
poe r from ¢ center of the city, land directly competitive 
wi ab fub-arean G probably lies more nearly within « 5-mile 
 pediue ‘Bince to satiafy conditions of demand and ee comparable 
& one be logated om cr rear major public trameit lines and 
@loze ta the denke a ie baying pewer and 
sabia HY « 
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BOSTON HOUSING AUTHORITY 
URBAN REDEVELOPMENT DIVISION 


WEST END- STUDY AREA"B" 


( PREPARED FOR CONSULTANT'S REPORT OF OCTOBER, 1952) 
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WEST END AREA 


AREAS BEYOND 1/4 MILE OF 15 CENT FARE 


DOWNTOWN AREA 
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In the strietest comparative arrete there ia no. jand 
an ony quantity available exectiy ne tohin i Mad oont lan and 
other adventages enjoyed by Subemres C,. her Logstions 
end. transfers yi to be desertbed are therefore more nearly 
substitutes than directly competitive sites, 


Map ¢ loeater approximately 12 selected Seavateth 
paroein, om or near major tramait lines, whieh either are 
avaliable or have recently been traneferred.  Faah eite is 
ag a code mumber so thet the desaription that ‘foil owe 

ean be more mee identified. 


On iB pin ter Avenue in South ie veel about 300 000 
dided reve re taeet lend, reetangular in ahape, good 
anuaatee goed identity, fair bottem, rail in the rear, ali 
utilities, eanndt be te abla owner Herre at firm price 
ef 21.00 per aisiip thy 


B. on Lee = street, orr eiiaiey Avenue tn South 
Boston, about square feet of sete? We tel Bemi= 
rectangular, narrow frontace, fair identit AP aioe 
rail in rear, ell wtilities, asking price 60¢ per pena "Poot. 


Gy On O14 cet Lag ib ig in South Boston. ae 
ut Lities. Sportage Arlee! identity. 
filled Lai, rear aait vik cer marsh. | att 
aquare feat left. Sold for s0¢ = Ao 
ocoupants Selada Tea, Yertinghoure © sotric, fo age 
Statisties! Corns, Firat fational Stores. Remaining land 
onkine 75d per square foot. 


BD. Off Dordhester Avenue on Auviand tule; au 
200 N00 square feet of level land with epur track, aierieult 
to aubdivide, ne frontage, fair identity from M.Teis 
big ge! troins, fair battin, ell utilities shea held 
at aaa per bah foot. 


Re os test. Gombritee on Charles “iver Ragin peyes? 
omned. by and. Lege Seyares (4,7.A, etetions). Verner L 
by o1t age. All utilities. Exeelient identity. 
Kabel Ptliea 10 lend with poor bottom. Sold off and 
oped since vorld War TT at about $1.30 per pels foot 
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to topsname ocawwents, B. hs Squibb 4 Sons, Warren Brow. 
Shangels, ’ Farke-Davis ‘tories! + General Blestrie ( AppLiange 

ivielon), F. %. Dubon Buildings erated averaged two 
stories with Se eset Pubstity basements of mesorry con 
etruction on nt flasona, This site ie now entirely 
used up and on ttered emall paraehs on be found in. 
this general wikan’ a 


G. In Boston (Brighton seation) on doldiers Pield Road 
at the corner wre western Avenue along the Gharies River. 
ALL eg ree elt pan identity. Sail evellable. Filled 
land. aa8 by Harvard Un versity + FOO,000 square 
ant at "ene as. gquare foot. : 


Owner now aaking reed per square foot for Soldiers 
Field Read front pets foot depth and $1.00 per square 
foot for rear ian Na he moh Approximately 700-foot 
frontage x 1,000 » thie parael as-is for resale or 
evelopment ‘onus pasos y bo appraised today at 75d + 
47,00 per scunre foot. One-story bulldings near here on 
sintlar land required 15-feot piles. 


In rear of this 18 pares! & seperate tract of | industrial 
land of same soll condition with rail sold in 1949 te, Sears 
Rogbuak at 3O¢ per a ~ Ig foot for ‘750,000 square fest. 
Beare erected # 200,000 aquare foot warehouse on thie elite, 
one-story, no basement. 


Thie general, Location has preven popular on both sides 

of the Charles River (Moston and Cambri ty Goca—Qelea ie 
tn Foston, and ecroes the atream lie ib 4 © Chemianl, 

step & hop, Rebert Hall, etdes all bullt in recent years. 


| fH. In Boston { eee district) om Seldiera Meld 
Road between Harvard Stadium and Weatern Avenue treaffie 
morn All utilities. Feir identity... No rail. Pair 
one pongerenal tos aye hakeg after a} Ber iI 
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Je In. Yeot Garbridge off Coreord Avenue near Junction 
of Mewife. Brook erty Pts (Route te). ALL ntitities., tend 
poe ge raat feoilitier, Fair bo ttom. Fair quantity of 
Land remaining efter suenesetul development of tract over 
leet six yeare. Tand has been selling for 45¢ - Gog per 
equere foot, 6 & M Railroad belteved now offering ent 

reported selling gome adjecent rear land elon tracks for as 
tl tle ae 25¢ per equare foot, with over 1,000,000 square 
eee in thig Ph «a stilt to be Bold, 


, reirty top<name cecupants have been attracted toe this 
deret Green’ eite in recect past, such asi « Ryerson Steel, 
Robert Gair Co. (Corrugeted Foxes), #. Ee Baker (Metalea), 
Reserve Supply Corp. (Lumber 2 Mexender Smith Oo, (Carpets), 
‘Veet Disinfecting Co., Parrett Roofing, ete. 


#4 Mrectly seroes reiilrosd trecke from thie site is a 

WOll developed industriel district with many large steel 
hah ineluding Yethiehem Steel, vert end ions Ward Steel, 
‘Avery © Saul, Prown-Welee, ete. 


Hy Tn Belmort on Belmort Street at the Cambridee Line. 
All utilities. Pair identity. Rail fecilities. Westinghouse 
Elec eotric recently paid aoe per square foot for shout 100,000 
Leeks here. 120,000 eauare feet remaining von 

pave ie2 an? held at tg with rail, ‘ationel Dieawit oc. 
failed t t ohangee of zone for large plant serosa treeke 
NARS ie voor. 


_ Medfore at S.m. sertier ‘of rotary deesortbing the 
_fimotidy he Revere Seach Parkway, Middlesex fellsway 

eae Walley Parmwey. oeiitties adjacent. Very good 
taent ty. .Reil available. Foor megs pane & Balt water, 
tideweter marek « 


Owned by Maiden Gas & Hlectrio Co. and yoardtig 
Fh pe ae the Pune’ se at 207 « oF Per aquare fo bon 
fey pence 1,700,000 outline feet (about 40 aeres). 
The aching tetas 4s abd yor gouare foot subject to condition 
of So (Le@s, nprcernt) 19812 with ile supe 


is sontere), Thie Lend nt brine up to 
per Ba fork ir r atrip Pen only but entire 
parent not believed het laity eon ners gise, subsoil 


Analyete of the aniied vai’ ‘yvelnues tnéid¢ates her 
induatrial land near mass transit lines and close to the 
_genter of pen eity (Smile redius) is avedisble and tan be 
Required for 30g to £1.00 per square foot, with strip 
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teomieretail fron dn ehoiee locations such as deseribed 
under ecde istter "G", perhaps optimistically beld up to 
$2.00 per equare foot. Veriations in price reflectiog 
aifferences in subgeil, cost of preteasing, looations, tex 
prospects, eto. probably equate to a top price ef $1.00 per 
square foot for finished, ready to develop, industriel lend 
in the downtown seetion for menufacturing or werehouse = 
alatributing purposes. Where semi-rete!1, showreom and anles 
adventnee can be demonstrated alone the frontage of euch 

po pa | lend valuee up te “1.50 per squere foot might be 


In our Judement Sub-ares © combines high identity, semi- 
retall Llosation edvanteses with exeellent Licht-manufacturing 
or warehousing location advantages to an extent not metehed 
by any other site now available on mags traneit lines within 
the downtown aren. As such w@ believe this site to be 
readily marketable ehead of substitute locations at a reuse 
value of shout 61.50 per square foot over all. 
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o © The value of lend used for paricing purposes depends, 
lake land used for any other purnoee, upon the dollar revenue 
4t ean bring in to ite owner. In downtown Moston propertics 
purehaged for commercial parking reuse in recent years heve 
brought as mush aa 920.00 per square foot for small hey 
parcels. Purehase prises of 62.00 to 910.00 per aquare foot 
have not been wuususl. These have of course been exeeptional 
loeatione, ond prices paid heve reflected anticipetion of 
the maximum parking revenves attainable in the Boston area. 
Sop alledey parking retee in Poston reach £1.00 per 
stall, and the best lota charge 35¢ for the first 2 hours, 
15¢ for each hour theresfter up to (1.00 all day + © Ash. to 
6 P.M. @venine rates in 24-hour loeationa average 50¢ 
from 6 P.M. to midnight, 35¢ from midnight to & Adie, and 
75é ell night. ! , 4 


The gress income of a parking logaticn dependa upon ite 

transient wuelinems during the day, 1.¢s, ita rete of turnover. 

Hieh-transient logatione command to rates and generate the 

greatest dolisr revenues per cer stall. when excellent — 

— and overnight revenue can be added to a good daytime 
* then the highest lend velue for this use ie reached. 


| it te the “Judement of st lenet twe sueceraful Boston 
parking Lot operators thet parking fseilities in the immediate 
Vicinity of the Mage. Generel Hospital are too far removed 
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from the city's businese, reteil, anusement and service core 
to heve sny “transient” velue in the parking sense of the 
words Thia te beeause it ta felt that mly people aonected 
with or visiting the Boopital would have any inducement to 
park in this vicinity under normal elreumstances. re 


- Whtle 4t ie admitted thet Hospital-conerated parking 
demand ean be imposing af certain periods in the average 
week, and ¢onstitutes a frenchise of ite owm in this 
neighborhood, thia parking leeation ie not a potentially 
high turnover, hich rate, high 24-houreinceme spot in the 
ming of the average parking lot operator. 


For example, with an edmitted shortage at the present 
time of curb and off-street parking spaces for peak Heapital 
needs in thie vieinity, senttered ameall perking lots, 
unattended, gollest only 35¢ all day for parking privileges 
im the neighborhood now. 


Relisble estimetes of basic Noepiteal parking ehortarces 
ant needs must await a eeareful survey covering beth 
projected pen’: and averace demand plus willingness to pey. 
a atudy ean only be made effectively wider Hospital 
muidance, even roca eondueted by an outeide areney. 


Until the results of euch & survey are available it is 
aiffieult indeed to place a valve on lend tentatively 
onrmarrec for parking reuse tc Svbearesn D. However, 
assuming no competition from Hospital-owned free parking 
lots (exeert perhaps for key operating personnel.) auch 
land, if ite parking feetlities are conservative in relation 
to peak needa, micht bring €1.00 ver square foct in resale 
after redevelopment. Be 
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At thie time, no valid estimate ean be made of the 
probable reuse value of land eleared for school and recrea~ 
tional, satellite retellecommercial, or public housing, 
private enterprise miscellaneous reuse in the cantext of 
previous diseuasion in thie report. Until the exact size 
and loeetion of such reuse percele are determined, after 
further study, and related to thelr aurroundinge in «a 
precize redevelopment seheme, any attempt to suess at 


negotiated or probable settlement prices for such land reuses 


would be premature and unreliable. 


No more gan be said except that lend cleared and reused 
for sehool, recreational or public housing purpones must 
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‘bring back at least as much in return as private buyers 
would have paid for it at the some point of time. 

. phony he $3 reuse valuation in turn will depend on rebts 
obtainable and the exclusivity of the retell franchise 

greeted throurh residential redevelopment and environment. 
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Copy : 
Edward Bernard iurphy 
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Chief of Urban Nedevelopment 
of Authority 2 ote a Naik See 
230 Congrees Street ! | | 
Boston, Massachusetts Reda Netti | 
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aswg tan I sutmittec to your authority @ Preliniahry a 
Aaporeisal on Marketability and Re-use © ‘alven in the Vest Bnd ava, Sooton, 

At thet time, redevelopment orojoct plans were not suffiel cxty definite 
to allow for preliniaary estinatiaa of resuse value of arcar ttm smo 
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Redavelopaent project plans are now such that it is clear as to where 


theoe differing resuses are to be placed inside the larcer project aroa 
Bes Toatksi.' + 


in relation to resideatial me industeLal Posuses. ‘This Aottor, therefore, 
ie to to expolenent the previously mentioned report of dete! “er, 1952, and 


place preliminary rowuse valucs oa the Land tn questions 

ext Wake ts Re 

a ‘Rewuse ‘value for the Land ‘tentatively reservod for pailde housing 
ecconding to the redevelopment plan is eptinate: ‘at fron 506 to 609 per 
Feat is hy ‘ 
square foot. on the followiae general bases: 

Suh 3 nae 63 Se. wt 


Sal be leah complete accanplisinent of the balance of the pode 

velopment plans if ‘tie residential narkcot oasily ateorte all new 

a residential unite pl planed for, land at present reserved for 
pubite houstag rowuse may bo taken up by aiditional private ‘residential 
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investaeat to catch any spilleover demand, If this should happen, it is 
my opinion that the location is only about one-half as good lLancewise: and 
25% less attractive rentewise than the lmd originally reserved for private 
residential investments This would indicate a value for the public housing 
eite of around 50¢ to 60¢ per square foots 
| be During the last four years the Boston Housing Authority nas ecquircd 

three open-land areas, two for Stateealded Veterms' housing under Chapter 200 
of the Massachusetts lawsy and onc for lowerent public housing uncer the 
Housing Act of 1949, 

bel. One of these sites, on Franklin S42), Avonze in Dovehostery was 
acquired for 26¢ per square foot. This was bad land, rocky and ledgy, and 
site develoment coste were consequently relatively high, which acesuated 
for the low dollar acquisition figure. ~ | 

This lend is located in an (80-0109 per month rental neighborhood, near 
MPA facilities, anc isa desirable location, Had the site been easy to process, 
it is my opinion that private enterprise would have gradually taken up this 
‘lm at about 75¢ per square foot. It is a superior location to the public 
housing site in the West Ind project. 


Profest)e: iallashtarhatecn tl edeseiii thiieeeaat rane teattiedtgeeints evreaiiite 
rental neighborhood, on a high hill with Mgnt, view and air, anid MTA service. 
This big site was acquired for about 60¢ per square foot. The land was 
Telatively devel, with good sube-soil and easy to process, wut difficult for 
private developers to acquire because it could not be acquired piecemeal, 
This location is superior, in my opinion, to the public housing site in the 
West Bnd project. 
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i bebe 1. in Brighton: This elite was acquired for about 40¢ per 
onsen ‘oote rt 4a. on low land near a2 industrial district, in a 1509060 ‘i 
per yonth roatal neigaborheod, and can be deseribed oaly as a "fair* 
logation in tems of trensportation and aneaitios, The lad,, however, 
vas easy to process, aad the price paid was a fair one, in view of the 
toate that private developers could not build economically on this. land at 

/ aa time for comparable regise in uy judgnent this location is inferior . 


ei 
/ [ to. Ane public housing site in the West End project areas. 


2s School and Playground Rewuse waite: 

The Boston School Department has not acquired land for school or 
recreational purposes for many years, Consequeitly, it is impossitle to 
arrive, from this direction, at m estimated value for land reserved for 
these purposes in the West Ind project areas. , 
om oAs a rationalisation, it 1s clear that new school and recreational 

facilities must be provided for and used as a buffer in the redevelopment 

plen in order to induce new private investment in residential apartment 

structures, School end recreational re=vse is therefore a necessary sube 

Sidiary reeuse, and, in my opinion, because of the contribution it makes 

to the effectuation of the over~all plan, should be discounted below the 
reeuse values placed upon land reserved for new private residential Lavest- 

meats I believe that this discount should be about one-third, waich would 

‘puggest a reeuse value for school aid playground reuse of about 75¢ per 

square foots bisa 

It is noted that this re-use value estimate is higher thm that pre= 
viously given for public housing reuse, ‘he sites reserved for school 
end playgrounds are superior locations to the land area set aside for 


public housings 
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EDWARD BERNARD MURPHY Sao ree 
| Consulting Economist in Real Estate and Housing 


I57 Langley oad 
Newton Centre 59, Massachusetts 


Mr. Kane Simonian February 13, 1953 
Chief of Urban Redevelopment 

Boston Housing Authority 

230 Congress St. 

Boston, Mass. 


Dear Mr. Simonian: 


In October, 1952, I submitted to your Authority a 
Preliminary Appraisal on Marketability and Re-use Values 
in the West End area, Boston. 


At that time redevelopment project plans were not 
sufficiently definite to allow for preliminary estimation 
of re-use value of areas to be reserved for: 


1. Public housing reuse, 
2. School and recreational re-use, 
3. Retail reuse. 


Redevelopment project plans are now such that it is 
clear as to where these differing re-uses are to be 
placed inside the larger project area in relation to 
residential and industrial re-uses. This letter, therefore, 
is to supplement the previously mentioned report of 
October, 1952, and place preliminary re-use values on the 
land in question. 


1. Public Housing Re-use 


Re-use value for the land tentatively reserved for 
public housing according to the redevelopment plan is 
estimated at from 50¢ to 60¢ per square foot on the 
following general bases: 


a. Assuming complete accomplishment of the balance 
of the redevelopment plan, if the residential market 
easily absorbs all new private residential units planned 
for, land at present reserved for public housing re-use 
may be taken up by additional private residential 
investment to catch any spill-over demand. If this 
should happen, it is my opinion that the location is 
only about one-half as good land-wise and 25% less 
attractive rent-wise than the land originally reserved 
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EDWARD BERNARD MURPHY SUIS EH is tec: 


Consulting Economist in Keeal Estate and Housing 


159 Langley Road 
Newton Centre 59, Massachusetts 


Mr. Kane Simonian -2- 2/13/53 


for private residential investment. This would indicate 
a value for the public housing site of around 50¢ to 60¢ 
per square foot. 


b. During the last four years the Boston Housing 
Authority has acquired three open-land areas, two for 
State-aided Veterans' housing under Chapter 200 of the 
Massachusetts laws, and one for low-rent public housing 
under the Housing Act of 1949. 


b-1. One of these sites, on Franklin Hill Avenue in 
Dorchester, was acquired for 26¢ per square foot. This 
was bad land, rocky and ledgy, and site development costs 
were consequently relatively high, which accounted for 
the low dollar acquisition figure. 


This land is located in an #80-$100 per month rental 
neighborhood, near MTA facilities, and is a desirable 
location. Had the site been easy to process, it is my 
opinion that private enterprise would have gradually taken 
up this land at about 75¢ per square foot. It is a 
superior location to the public housing site in the West 
End project. 


b-2. Commonwealth Avenue and Washington Street in 
Brighton (Monastery Project): A large tract of 15 acres 
in an excellent location, $100 per month rental neighbor- 
hood, on a high hill with light, view and air, and MTA 
service. This big site was acquired for about 60¢ per 
square foot. The land was relatively level, with good 
sub-soil and easy to process, but difficult for private 
developers to acquire because it could not be acquired 
piecemeal. This location is superior, in my opinion, to 
the public housing site in the West End project. 


b-3. Faneuil in Brighton: This site was acquired 
for about 40¢ per square foot. It is on low land near an 
industrial district, in a $50-$60 per month rental neigh- 
borhood, and can be described only as a "fair" location 
in terms of transportation and amenities. The land, 
however, was easy to process, and the price paid was a 
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EDWARD BERNARD MURPHY hee ahi ae 
) Consulting Economist in Seal Extate and Housing 


157 Langley Koad 
Neston Centre 50, Massachusetts 


Mr. Kane Simonian -3- 2/13/53 


fair one, in view of the fact that private developers 
could not build economically on this land at this time 
for comparable rents. In my judgment this location is 
inferior to the public housing site in the West End 
project area. 


2. School and Playground Re-use 


The Boston School Department has not acquired land 
for school or recreational purposes for many years. 
Consequently it is impossible to arrive, from this direc- 
tion, at an estimated value for land reserved for these 
purposes in the West End project area. 


As a rationalization, it is clear that new school 
and recreational facilities must be provided for and used 
) as a buffer in the redevelopment plan in order to induce 
new private investment in residential apartment structures. 
School and recreational re-use is therefore a necessary 
subsidiary re-use, and, in my opinion, because of the 
contribution it makes to the effectuation of the over-all 
plan, should be discounted below the re-use values placed 
upon land reserved for new private residential investment. 
I believe that this discount should be about one-third, 
which would suggest: a re-use value for school and play- 
ground re-use of about 75¢ per square foot. 


It is noted that this re-use value estimate is higher 
than that previously given for public housing re-use. The 
sites reserved for school and playgrounds are superior 
locations to the land area set aside for public housing. 


3. Retail Re-use 


Since the ultimate reservation of land area for retail 
stores will be designed to provide retail facilities for 
virtually the exclusive use of the new residential neigh- 
borhood to be created, it is assumed that only non-competing 
tenants not requiring substantial parking will ultimately 
occupy the new store properties. Land so reserved for a 
retail franchise as limited as this should bring at least 

] $1.00 per square foot, and probably more. 
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